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L EXECUTIVE SUMMARY

The City of Rockford (the “City™) is dedicated to continued growth and economic development of
its City. Its ability to stimulate growth and development relies on the creation and implementation
of policies that will allow the City to work with the private sector, eliminate blighted areas, and
ensure sound growth and development of property. Based upon its establishment of the
Redevelopment Project Area (the “Area”), the City recognizes the necessity of the relationship
between continued community growth and public participation. The blighting of communities
impairs the value of private investments and threatens the growth of the community’s property

tax base. In addition, the City understands the dangers associated with blighting factors and
problems arising from blighting conditions. Both of these statements are supported by the City’s
establishment of the Area.

The Illinois General Assembly passed the Tax Increment Allocation Redevelopment Act (65
ILCS 5/11-74.4-1 et. seq.) (the “Act”) to address the growing number of blighted areas in many
Illinois municipalities. The blighting of communities impairs the value of private investments
and threatens the growth of the community’s property tax base. The Act declares that in order to
promote the public health, safety, morals and welfare, blighting conditions must be eliminated.

The City’s Redevelopment Project Area Redevelopment Plan (the “Plan”) was developed to
provide a description of the necessary actions to address existing blighting conditions and
redevelopment of the Area. The Plan is prepared in accordance with the Act and is intended to
establish a Redevelopment Project Area and implement the use of Tax Increment Allocation
Financing in the Area.

From an economic perspective, the implementation of the Plan through the use of tax increment
allocation financing revenues should stimulate private investment in the Area. The combined
public/private investment should eliminate the blighting conditions that currently exist in the Area
and spur redevelopment of surrounding areas.
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II. REDEVELOPMENT PROJECT AREA DESCRIPTION

The boundaries of the Area were established in adherence to the eligibility criteria in the Act and
include those parcels that would benefit from the proposed Plan. The Area is generally defined as
the area of property along the 7 Street Corridor south of Charles Street and north of 8% Ave and
the area generally bounded by Kishwaukee Street to the west and 11™ Ave to the south and 11%
Street to the east and portions of 7" Ave and/or 5 Ave to the north. (Please see the legal
description and boundary map Exhibits 1 and 2 in the Appendix.) The Area encompasses
approximately 192 acres and 634 parcels of land in the City. Of the 634 parcels, 516 are
improved and 118 are vacant. The current zoning ordinance has multiple classifications for the
Area. These classifications are:

R-2: Two Family Residential

R-3: Multifamily Residential

I-1: Light Industrial

I-2: General Industrial

C-2: Limited Commercial District

C-3: General Commercial District

C-4: Urban Mixed Use Commercial District

e e o @2 & o @

Based upon surveys of developers and the City and property history, it is reasonable to assume
that, without the establishment of a redevelopment project area and the use of tax increment
financing, the Area is not likely to develop or be redeveloped.
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HI. REDEVELOPMENT GOALS AND ZONING

The Act encourages both public and private sector cooperation to address and resolve issues with
blighted areas. The Act recognizes that the physical and economic decline of properties impairs
the value of private investment and threatens the community’s health, safety, and welfare. The
continued investment in and development of the Area will not only strengthen the Area, but also
the entire City, through sound economic growth, an increased tax base, and additional
employment opportunities.

The Plan is based on the following general redevelopment goals:

Eliminate blighting conditions which prevent further development of the Area;

e Protect and enhance the City’s tax base within the Area in order to maintain a high level
of services, programs, and facilities;

e Maximize the potential for establishing tax-generating commercial development and
redevelopment;

® Address the City’s brownfields and encourage productive use of underutilized and vacant

property;

Preserve the land values in adjoining neighborhoods;

Enhance the Area’s image as a desirable place to do business and invest private capital;

Retain and increase local employment opportunities;

Increase the amount and variety of available downtown housing;

Utilize the parcels in the Area and surrounding area for developments that are in

conformance with overall planning efforts.

Zoning for the Area

The Area has multiple zoning designations, which are R-2, R-3, I-1, I-2, C-2, C-3, and C-4 as
identified in the Municipal Code of Rockford. These zoning designations allow for a variety of
residential, industrial and commercial uses in the Area. Please see Rockford’s Municipal Code
for a complete list of the general uses allowed under each zoning code. Please see Exhibit 3 for a
zoning map of the area.
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Iv. REDEVELOPMENT PROJECT AREA ELIGIBILITY

“Redevelopment Project Area” means an area designated by a municipality which is not less in
the aggregate than 1.5 acres and in respect to which the municipality has made a finding that there
exist conditions which cause the area to be classified as (1) an industrial park conservation area or
(2) a blighted area or (3) a conservation area, or (4) a combination of both blighted areas and
conservation areas.

Pursuant to 65 ILCS 5/11-74.4-3, to designate the Area as a blighted area, the City must
determine the following:

® Atleast five of the thirteen “improved area” blighting factors are present in the improved
portions of the proposed Redevelopment Project Area.

e At least two of a subset of six factors OR at least one of an alternate set of six “vacant
area blighting factors” is present in the unimproved portions of the proposed
Redevelopment Project Area.

A. Requisite Size
The Area encompasses 192 acres. In accordance with the Act, the Area is not less in
the aggregate than 1.5 acres, thus fulfills this requirement.

B. Blighted Area
NexGen Advisors performed a study, consistent with Act, to determine the eligibility
of the Area. The results of the study indicate that the Area meets the Act’s
requirements for a “blighted area”. Please see Exhibit 4 in the Appendix for a
Summary of the study.

As required under the Act, and as stated in Section B(12) of the Plan, the City finds that the Area
qualifies as a Redevelopment Project Area within the intent of the Act by virtue of meeting the
size requirement and qualifying as a “blighted area”.

NexGen Advisors 6



City of Rockford, IL
Midtown TIF
Redevelopment Plan and Project

V. REDEVELOPMENT PLAN AND PROJECT

The Act describes the Redevelopment Plan as “the comprehensive program of the municipality
for development or redevelopment intended by the payment of redevelopment project costs to
reduce or eliminate those conditions, the existence of which qualified the redevelopment project
area as a blighted area or conservation area.. ., and thereby serves to enhance the tax bases of the
taxing districts which extend into the redevelopment project area”.

The Act describes a Redevelopment Project (the “Project”) as “any public and private
development project in furtherance of the objectives of a redevelopment plan.”

In order to successfully implement the Plan and Project, the City will utilize Tax Increment
Allocation Financing as provided for by the Act. The Area on the whole has not been subject to
growth and development through investment by private enterprise and would not reasonably be
anticipated to be developed without the adoption of the Plan. The redevelopment that will take
place in the Area will produce benefits which will be distributed throughout the Area.

A. Purpose
Pursuant to the Act, the purpose of a Redevelopment Plan and Project is to promote
the health, safety, morals, and welfare of the general pubic by:

1. Eradicating blighting conditions and instituting conservation measures;
Removing and alleviating adverse conditions by encouraging private
investment of underutilized and vacant properties which will strengthen the
economy, tax base, business environment, and living environment;

3. Enhancing the overall quality of the City of Rockford.

B. Objectives
The following represent major redevelopment objectives of the City for the Area:

Preserve the historic character of the neighborhood;

Increase home ownership;

Encourage increased investor or owner-occupied investment;

Improve the Overall “perception” of Midtown;

Encourage redevelopment of commercial uses on underutilized properties;
Identify and rehabilitate or demolish substandard housing;

Eliminate blighting conditions which prevent further development of the
Area;

Encourage business development in the Midtown area;

Upgrade public infrastructure.
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C. Plan Components

1.

Evidence Indicating Area Not Subject to Growth

As required under the Act, the redevelopment project area on the whole has
not been subject to growth and development through investment by private
enterprise.

Evidence of this is clearly present in the Area. Following are some
examples:
o The average age of buildings in the area is 98 years
e Of 634 parcels, 118 are vacant (representing approximately 20% of
parcels)
e The Area’s EAV is increasing at a rate that is less than that of the
City’s EAV appreciation rate
e The Area as a whole demonstrates physical deterioration,
underutilization of parcels, outdated land use, outdated parcel
configuration, and high density of old buildings

Additional evidence of minimal investment by private enterprise can be
found in the pervasive existence of blighting criteria as summarized in
Exhibit 4.

Land Use Plan

The recommended land uses, redevelopment opportunities, and public
improvements of this Plan are based upon the guidelines of the City’s 2020
Plan, approved by the City Council.

The planned uses of the land in the Area are in accordance with the 2020
Plan. The 2020 Plan is a document adopted by the City Council which acts
as a planning tool and contains statements regarding land use policy. It is
intended to direct and encourage the growth of new housing and economic
development opportunities within the City. The 2020 Plan calls for
brownfield infill, increased use of TIFs, promotion of mixed use
developments, and addressing vacant housing units.

As described, the Plan is consistent with the City’s current 2020 Plan and is
intended to be a means for implementing the goals and objectives of that
plan.

Project Activities

Project Activities shall include anything reasonable to obtain the Plan
objectives and as allowed under the Act. As the Plan is implemented, the
following activities are likely to occur (list is neither exhaustive nor intended
to limit the activities of the City):

¢ Land and infrastructure improvements
e Demolition of unusable structures
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Clearing and grading of the land within the Area
Renovation or rehabilitation of existing structures
Assistance with land acquisition

Reconstruction and renovation of public roadways
Private investment in new facilities

e o o o @

The City shall be able to utilize Tax Increment Allocation Financing for all
eligible costs as stated in Section 11-74.4-3 (q). (Please see Exhibit 5 in the
Appendix for a list of project activities as allowed by the Act.)

4. Estimated Redevelopment Costs
To eliminate the blighting factors present in the Area and to meet the
redevelopment objectives, the City plans to financially participate in a
number of improvements in the Area. At this time, the City’s TIF
participation which may be required to implement the Plan is anticipated to
be approximately $120 M over the Area’s twenty-three (23) year life.
Exhibit 6 in the Appendix outlines and categorizes the estimate of
redevelopment project participation. :

S. Sources of Funds

Funds necessary to pay for redevelopment project costs and/or municipal
obligations which have been issued or incurred to pay for such costs are to be
derived principally from tax increment revenues and/or proceeds from
municipal obligations which have tax increment revenue as their revenue
source. Incremental real property tax revenues will be the principal source of
tax increment revenues. The City reserves the right to utilize funds from any
source as authorized by the Act or under its general municipal powers.

In accordance with section 11-74.4-4 of the Act, the City may utilize the
provisions of the Act in the event there is a contiguous redevelopment project
area or if the City adopts tax increment financing with respect to a
redevelopment project area which includes contiguous real property. The
City may find in the future that it is in the best interests of the City and in
furtherance of the purposes of the Act that net revenues from each such
redevelopment project area be made available to support the other.

6. Dates for Completion
The estimated date for completion of the Area shall be no later than 23-years
from the adoption of the ordinance of the City Council approving the Area.

All obligations issued to finance redevelopment costs shall be retired, no
later than December 31 of the year in which the payment to the City treasurer
as provided in the Act is to be made with respect to ad valorem taxes levied
in the twenty-third calendar year after the year in which the ordinance
approving the Area is adopted (i.e., assuming City Council designation of the
Area and approval of the Project Area and Plan in 2008, by 2032).

7. Impact on Taxing Districts
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The following government entities levy property tax on land located within
the Area:

Winnebago County

Rockford City

Rockford Township

Rockford Park

Rock River Water Reclamation
Rockford City Library
Greater Rockford Airport
Rockford School District #205
Community College #511
Rockford TWSP Road

Forest Preserve

e ¢ 2 o © © o © © @ ®©

It is not anticipated that the implementation of this plan will have a negative
financial impact on the affected taxing districts. Instead, action taken by the
City to stabilize and cause growth of its tax base through the implementation
of this plan will have a positive impact on the affected taxing districts by
arresting potential assessed valuation declines. In short, the establishment of
a TIF district would protect other taxing districts from the downside risk of
falling EAV (the City alone would bear the risk of falling EAV).

Should the City achieve success in attracting private investment which
results in the need for documented increased services from any taxing
district, the City will consider the declaration of sufficient surplus funds.
Such funds which are neither expended nor obligated for TIF-related
purposes, as provided by the Act, can be used to assist affected taxing
districts in paying the costs for the increased services.

Any surplus Special Tax Allocation Funds (to the extent any surplus exists)
will be shared in proportion to the various tax rates imposed by the taxing
district, including the City. Any such sharing would be undertaken after all
TIF eligible costs — either expended or incurred as an obligation by the City —
have been duly accounted for through administration of the Special Tax
Allocation Fund to be established by the City as provided by the Act.

The exception to the tax-sharing provision will be to the extent that the City
utilizes TIF funding to assist in the redevelopment of residential units. In
such cases, the City will provide for the cost incurred by eligible school
districts in the manner prescribed by 65 ILCS Section 5/11-74.4.3(q)(7.5) of
the Act. (See Exhibit 5 of this report, which describes allowable TIF project
costs.)

Issuance of Obligations
The City may issue obligations in furtherance of the Plan as allowed by
Section 11-74.4-7 of the Act. (Please see Exhibit 7 in the Appendix.) The
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10.

11.

12.

City also reserves the right to legally issue obligations under its general
municipal powers consistent with the Plan and Act.

Equalized Assessed Value (“EAV?)

The purpose of identifying the most recent EAV in the Area is to provide an
estimate to the Winnebago County Clerk for purposes of certifying the Base
EAYV for the Area. The most recent EAV for the Area is based on the 2007
EAV, and is $11,441,379. It should be noted that this EAV is subject to
verification by the Winnebago County Clerk. After the Clerk verifies, the
EAV will become the Certified Base EAV for which all incremental property
taxes in the Area will be calculated.

Based upon the implementation of the Plan, numerous blighting factors will
be eliminated and growth and development of the Area will occur in
accordance with the Redevelopment Agreement(s) between the City and
businesses in the Area and other interested parties. It is estimated that the
total EAV of the real property following completion of redevelopment
projects could be approximately $58 million. This estimate assumes that the
immediate implementation of the Plan will stimulate investment in the Area
resulting in approximately $176 million in fair market value during the first
five years. The EAV estimate also assumes growth from reassessment at an
annual rate of one and a half (1.5) percent and that the property is reassessed
every year.

Housing Impact Study
Pursuant to 65 ILCS Section 5/11-74.4.3(n)(5) of the Act, this Plan includes
a Housing Impact Study (Please see Exhibit 8 in the appendix).

Fair Employment Practices & Affirmative Action Plan Commitment
The City is committed to and will affirmatively implement the following
principles with respect to the Area:

o The assurance of equal opportunity in all personnel and employment
actions with respect to the Plan, including but not limited to, hiring,
training, transfer, promotion, discipline, fringe benefits, salary,
employment working conditions, termination, etc., without regard to
race, color, religion, sex, age handicapped status, national origin,
creed, or ancestry;

e This commitment to affirmative action and non-discrimination will
ensure that all members of the protected groups are sought out to
compete for all job openings and promotional opportunities.

Express City Findings
e The City finds that the Area on the whole has not been subject to
growth and development through investment by private enterprise
and would not reasonably be anticipated to be developed without the
adoption of the Plan.
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e The City finds that the Plan and Project conform to the
comprehensive plan for the development of the City as a whole and
to the strategic economic development plan issued by the City
planning authority.

e The City finds: (a) that the Area would not reasonably be developed
without the use of such incremental revenues, and (b) that such
incremental revenues will be exclusively utilized for the
development of the Area.

13. Provisions for Amendment
This Plan may be amended as allowed in the Act. See Exhibit 9 in the
Appendix.
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VI RESERVED POWERS

Rockford reserves the right to legally utilize any and all powers, including those bestowed by the
Act, as enumerated in Exhibit 10 in the Appendix.
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L EXECUTIVE SUMMARY

The City of Rockford (the “City™) is dedicated to continued growth and economic development of
its City. Its ability to stimulate growth and development relies on the creation and implementation
of policies that will allow the City to work with the private sector, eliminate blighted areas, and
ensure sound growth and development of property. Based upon its establishment of the
Redevelopment Project Area (the “Area”), the City recognizes the necessity of the relationship
between continued community growth and public participation. The blighting of communities
impairs the value of private investments and threatens the growth of the community’s property

tax base. In addition, the City understands the dangers associated with blighting factors and
problems arising from blighting conditions. Both of these statements are supported by the City’s
establishment of the Area.

The Illinois General Assembly passed the Tax Increment Allocation Redevelopment Act (65
ILCS 5/11-74.4-1 et. seq.) (the “Act”) to address the growing number of blighted areas in many
[llinois municipalities. The blighting of communities impairs the value of private investments
and threatens the growth of the community’s property tax base. The Act declares that in order to
promote the public health, safety, morals and welfare, blighting conditions must be eliminated.

The City’s Redevelopment Project Area Redevelopment Plan (the “Plan™) was developed to
provide a description of the necessary actions to address existing blighting conditions and
redevelopment of the Area. The Plan is prepared in accordance with the Act and is intended to
establish a Redevelopment Project Area and implement the use of Tax Increment Allocation
Financing in the Area.

From an economic perspective, the implementation of the Plan through the use of tax increment
allocation financing revenues should stimulate private investment in the Area. The combined
public/private investment should eliminate the blighting conditions that currently exist in the Area
and spur redevelopment of surrounding areas.
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II. REDEVELOPMENT PROJECT AREA DESCRIPTION

The boundaries of the Area were established in adherence to the eligibility criteria in the Act and
include those parcels that would benefit from the proposed Plan. The Area is generally defined as
the area of property along the 7" Street Corridor south of Charles Street and north of 8 Ave and
the area generally bounded by Kishwaukee Street to the west and 11" Ave to the south and 11%
Street to the east and portions of 7™ Ave and/or 5™ Ave to the north. (Please see the legal
description and boundary map Exhibits 1 and 2 in the Appendix.) The Area encompasses
approximately 192 acres and 634 parcels of land in the City. Of the 634 parcels, 516 are
improved and 118 are vacant. The current zoning ordinance has multiple classifications for the
Area. These classifications are:

R-2: Two Family Residential

R-3: Multifamily Residential

I-1: Light Industrial

I-2: General Industrial

C-2: Limited Commercial District

C-3: General Commercial District

C-4: Urban Mixed Use Commercial District

® @ & ¢ © o »

Based upon surveys of developers and the City and property history, it is reasonable to assume
that, without the establishment of a redevelopment project area and the use of tax increment
financing, the Area is not likely to develop or be redeveloped.
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IIL. REDEVELOPMENT GOALS AND ZONING

The Act encourages both public and private sector cooperation to address and resolve issues with
blighted areas. The Act recognizes that the physical and economic decline of properties impairs
the value of private investment and threatens the community’s health, safety, and welfare. The
continued investment in and development of the Area will not only strengthen the Area, but also
the entire City, through sound economic growth, an increased tax base, and additional
employment opportunities.

The Plan is based on the following general redevelopment goals:

¢ Eliminate blighting conditions which prevent further development of the Area;
Protect and enhance the City’s tax base within the Area in order to maintain a high level
of services, programs, and facilities;

e Maximize the potential for establishing tax-generating commercial development and
redevelopment;

e Address the City’s brownfields and encourage productive use of underutilized and vacant

property;

Preserve the land values in adjoining neighborhoods;

Enhance the Area’s image as a desirable place to do business and invest private capital;

Retain and increase local employment opportunities;

Increase the amount and variety of available downtown housing;

Utilize the parcels in the Area and surrounding area for developments that are in

conformance with overall planning efforts.

Zoning for the Area

The Area has multiple zoning designations, which are R-2, R-3, I-1, I-2, C-2, C-3, and C-4 as
identified in the Municipal Code of Rockford. These zoning designations allow for a variety of
residential, industrial and commercial uses in the Area. Please see Rockford’s Municipal Code
for a complete list of the general uses allowed under each zoning code. Please see Exhibit 3 for a
zoning map of the area.
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Iv. REDEVELOPMENT PROJECT AREA ELIGIBILITY

“Redevelopment Project Area” means an area designated by a municipality which is not less in
the aggregate than 1.5 acres and in respect to which the municipality has made a finding that there
exist conditions which cause the area to be classified as (1) an industrial park conservation area or
(2) a blighted area or (3) a conservation area, or (4) a combination of both blighted areas and
conservation areas.

Pursuant to 65 ILCS 5/11-74.4-3, to designate the Area as a blighted area, the City must
determine the following;:

» At least five of the thirteen “improved area” blighting factors are present in the improved
portions of the proposed Redevelopment Project Area.

e At least two of a subset of six factors OR at least one of an alternate set of six “vacant
area blighting factors” is present in the unimproved portions of the proposed
Redevelopment Project Area.

A. Requisite Size
The Area encompasses 192 acres. In accordance with the Act, the Area is not less in
the aggregate than 1.5 acres, thus fulfills this requirement.

B. Blighted Area
NexGen Advisors performed a study, consistent with Act, to determine the eligibility
of the Area. The results of the study indicate that the Area meets the Act’s
requirements for a “blighted area”. Please see Exhibit 4 in the Appendix for a
Summary of the study.

As required under the Act, and as stated in Section B(12) of the Plan, the City finds that the Area
qualifies as a Redevelopment Project Area within the intent of the Act by virtue of meeting the
size requirement and qualifying as a “blighted area”.
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V. REDEVELOPMENT PLAN AND PROJECT

The Act describes the Redevelopment Plan as “the comprehensive program of the municipality
for development or redevelopment intended by the payment of redevelopment project costs to
reduce or eliminate those conditions, the existence of which qualified the redevelopment project
area as a blighted area or conservation area..., and thereby serves to enhance the tax bases of the
taxing districts which extend into the redevelopment project area”.

The Act describes a Redevelopment Project (the “Project”) as “any public and private
development project in furtherance of the objectives of a redevelopment plan.”

In order to successfully implement the Plan and Project, the City will utilize Tax Increment
Allocation Financing as provided for by the Act. The Area on the whole has not been subject to
growth and development through investment by private enterprise and would not reasonably be
anticipated to be developed without the adoption of the Plan. The redevelopment that will take
place in the Area will produce benefits which will be distributed throughout the Area.

A. Purpose
Pursuant to the Act, the purpose of a Redevelopment Plan and Project is to promote
the health, safety, morals, and welfare of the general pubic by:

1. Eradicating blighting conditions and instituting conservation measures;
Removing and alleviating adverse conditions by encouraging private
investment of underutilized and vacant properties which will strengthen the
economy, tax base, business environment, and living environment;

3. Enhancing the overall quality of the City of Rockford.

B. Objectives
The following represent major redevelopment objectives of the City for the Area:

Preserve the historic character of the neighborhood;

Increase home ownership;

Encourage increased investor or owner-occupied investment;

Improve the Overall “perception” of Midtown;

Encourage redevelopment of commercial uses on underutilized properties;
Identify and rehabilitate or demolish substandard housing;

Eliminate blighting conditions which prevent further development of the
Area;

Encourage business development in the Midtown area;

e Upgrade public infrastructure.
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C. Plan Components

1. Evidence Indicating Area Not Subject to Growth
As required under the Act, the redevelopment project area on the whole has
not been subject to growth and development through investment by private
enterprise.

Evidence of this is clearly present in the Area. Following are some
examples:
e The average age of buildings in the area is 98 years
o Of 634 parcels, 118 are vacant (representing approximately 20% of
parcels)
e The Area’s EAV is increasing at a rate that is less than that of the
City’s EAV appreciation rate
e The Area as a whole demonstrates physical deterioration,
underutilization of parcels, outdated land use, outdated parcel
configuration, and high density of old buildings

Additional evidence of minimal investment by private enterprise can be
found in the pervasive existence of blighting criteria as summarized in
Exhibit 4.

2. Land Use Plan
The recommended land uses, redevelopment opportunities, and public
improvements of this Plan are based upon the guidelines of the City’s 2020
Plan, approved by the City Council.

The planned uses of the land in the Area are in accordance with the 2020
Plan. The 2020 Plan is a document adopted by the City Council which acts
as a planning tool and contains statements regarding land use policy. It is
intended to direct and encourage the growth of new housing and economic
development opportunities within the City. The 2020 Plan calls for
brownfield infill, increased use of TIFs, promotion of mixed use
developments, and addressing vacant housing units.

As described, the Plan is consistent with the City’s current 2020 Plan and is
intended to be a means for implementing the goals and objectives of that
plan.

3. Project Activities
Project Activities shall include anything reasonable to obtain the Plan
objectives and as allowed under the Act. As the Plan is implemented, the
following activities are likely to occur (list is neither exhaustive nor intended
to limit the activities of the City):

e Land and infrastructure improvements
e Demolition of unusable structures
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Clearing and grading of the land within the Area
Renovation or rehabilitation of existing structures
Assistance with land acquisition

Reconstruction and renovation of public roadways
Private investment in new facilities

The City shall be able to utilize Tax Increment Allocation Financing for all
eligible costs as stated in Section 11-74.4-3 (q). (Please see Exhibit 5 in the
Appendix for a list of project activities as allowed by the Act.)

4. Estimated Redevelopment Costs
To eliminate the blighting factors present in the Area and to meet the
redevelopment objectives, the City plans to financially participate in a
number of improvements in the Area. At this time, the City’s TIF
participation which may be required to implement the Plan is anticipated to
be approximately $120 M over the Area’s twenty-three (23) year life.
Exhibit 6 in the Appendix outlines and categorlzes the estimate of
redevelopment project participation.

5. Sources of Funds

Funds necessary to pay for redevelopment project costs and/or municipal
obligations which have been issued or incurred to pay for such costs are to be
derived principally from tax increment revenues and/or proceeds from
municipal obligations which have tax increment revenue as their revenue
source. Incremental real property tax revenues will be the principal source of
tax increment revenues. The City reserves the right to utilize funds from any
source as authorized by the Act or under its general municipal powers.

In accordance with section 11-74.4-4 of the Act, the City may utilize the
provisions of the Act in the event there is a contiguous redevelopment project
area or if the City adopts tax increment financing with respect to a
redevelopment project area which includes contiguous real property. The
City may find in the future that it is in the best interests of the City and in
furtherance of the purposes of the Act that net revenues from each such
redevelopment project area be made available to support the other.

6. Dates for Completion
The estimated date for completion of the Area shall be no later than 23-years
from the adoption of the ordinance of the City Council approving the Area.

All obligations issued to finance redevelopment costs shall be retired, no
later than December 31 of the year in which the payment to the City treasurer
as provided in the Act is to be made with respect to ad valorem taxes levied
in the twenty-third calendar year after the year in which the ordinance
approving the Area is adopted (i.e., assuming City Council designation of the
Area and approval of the Project Area and Plan in 2008, by 2032).

7. Impact on Taxing Districts
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The following government entities levy property tax on land located within
the Area:

Winnebago County

Rockford City

Rockford Township

Rockford Park

Rock River Water Reclamation
Rockford City Library

Greater Rockford Airport
Rockford School District #205
Community College #511
Rockford TWSP Road

Forest Preserve

® ®© ¢ o © o o @ ° O @

It is not anticipated that the implementation of this plan will have a negative
financial impact on the affected taxing districts. Instead, action taken by the
City to stabilize and cause growth of its tax base through the implementation
of this plan will have a positive impact on the affected taxing districts by
arresting potential assessed valuation declines. In short, the establishment of
a TIF district would protect other taxing districts from the downside risk of
falling EAV (the City alone would bear the risk of falling EAV).

Should the City achieve success in attracting private investment which
results in the need for documented increased services from any taxing
district, the City will consider the declaration of sufficient surplus funds.
Such funds which are neither expended nor obligated for TIF-related
purposes, as provided by the Act, can be used to assist affected taxing
districts in paying the costs for the increased services.

Any surplus Special Tax Allocation Funds (to the extent any surplus exists)
will be shared in proportion to the various tax rates imposed by the taxing
district, including the City. Any such sharing would be undertaken after all
TIF eligible costs — either expended or incurred as an obligation by the City —
have been duly accounted for through administration of the Special Tax
Allocation Fund to be established by the City as provided by the Act.

The exception to the tax-sharing provision will be to the extent that the City
utilizes TIF funding to assist in the redevelopment of residential units. In
such cases, the City will provide for the cost incurred by eligible school
districts in the manner prescribed by 65 ILCS Section 5/11-74.4.3(q)(7.5) of
the Act. (See Exhibit § of this report, which describes allowable TIF project
costs.)

Issuance of Obligations
The City may issue obligations in furtherance of the Plan as allowed by
Section 11-74.4-7 of the Act. (Please see Exhibit 7 in the Appendix.) The
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10.

11.

12.

City also reserves the right to legally issue obligations under its general
municipal powers consistent with the Plan and Act.

Equalized Assessed Value (“EAV”)

The purpose of identifying the most recent EAV in the Area is to provide an
estimate to the Winnebago County Clerk for purposes of certifying the Base
EAYV for the Area. The most recent EAV for the Area is based on the 2007
EAV, and is $11,441,379. It should be noted that this EAV is subject to
verification by the Winnebago County Clerk. After the Clerk verifies, the
EAV will become the Certified Base EAV for which all incremental property
taxes in the Area will be calculated.

Based upon the implementation of the Plan, numerous blighting factors will
be eliminated and growth and development of the Area will occur in
accordance with the Redevelopment Agreement(s) between the City and
businesses in the Area and other interested parties. It is estimated that the
total EAV of the real property following completion of redevelopment
projects could be approximately $58 million. This estimate assumes that the
immediate implementation of the Plan will stimulate investment in the Area
resulting in approximately $176 million in fair market value during the first
five years. The EAV estimate also assumes growth from reassessment at an
annual rate of one and a half (1.5) percent and that the property is reassessed
every year.

Housing Impact Study
Pursuant to 65 ILCS Section 5/11-74.4.3(n)(5) of the Act, this Plan includes
a Housing Impact Study (Please see Exhibit 8 in the appendix).

Fair Employment Practices & Affirmative Action Plan Commitment
The City is committed to and will affirmatively implement the following
principles with respect to the Area:

o The assurance of equal opportunity in all personnel and employment
actions with respect to the Plan, including but not limited to, hiring,
training, transfer, promotion, discipline, fringe benefits, salary,
employment working conditions, termination, etc., without regard to
race, color, religion, sex, age handicapped status, national origin,
creed, or ancestry;

e This commitment to affirmative action and non-discrimination will
ensure that all members of the protected groups are sought out to
compete for all job openings and promotional opportunities.

Express City Findings
e The City finds that the Area on the whole has not been subject to
growth and development through investment by private enterprise
and would not reasonably be anticipated to be developed without the
adoption of the Plan.
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e The City finds that the Plan and Project conform to the
comprehensive plan for the development of the City as a whole and
to the strategic economic development plan issued by the City
planning authority.

e The City finds: (a) that the Area would not reasonably be developed
without the use of such incremental revenues, and (b) that such
incremental revenues will be exclusively utilized for the
development of the Area.

13. Provisions for Amendment
This Plan may be amended as allowed in the Act. See Exhibit 9 in the
Appendix.
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VL RESERVED POWERS

Rockford reserves the right to legally utilize any and all powers, including those bestowed by the
Act, as enumerated in Exhibit 10 in the Appendix.
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